
 

http://www.rurdev.usda.gov/wy  

Decoding the Uniform Residential 
Appraisal Report 

 
For Use with the Guaranteed Loan 

Rural Development finances dreams! 

August 2007 Decoding the Uniform Residential Appraisal Report 1  



 

 
(Fannie Mae Form 1004/Freddie Mac Form 70) 

March 2005 Revision 
 

 
It is the HOMEBUYER’S responsibility to be an informed buyer.  Homebuyers have every right to 
carefully examine the systems and structure of their potential new home.  A separate home 
inspection is a smart investment to protect against expensive repairs.  If a homebuyer has obtained a 
professional home inspection report, Rural Development can review the report to determine if any 
repairs will be needed to meet RD minimum property standards.  THE INSPECTION 
COMPLETED AS PART OF THIS APPRAISAL WILL BE FOR RURAL DEVELOPMENT 
PROPERTY STANDARDS ONLY.   
 
For further information contact: 

Alan C. Brooks 
Wyoming Rural Housing Programs Director 
(307) 233-6715 phone 
(307) 233-6739 fax 

Rural Development’s required minimum property inspection has now been incorporated into the 
URAR (1004), AND can be performed by any third party that the lender deems qualified. 
 
A lender may deem someone qualified to complete the home inspection that is a: 

• FHA Roster Appraiser 
• Certified General Appraiser (153) familiar with HUD Handbooks 4150.2 and 4905.1 or  
• Certified Residential Real Estate Appraiser (156) familiar with HUD Handbooks 4150.2 and 

4905.1 
• Recognized Home Inspector in t he Lending Community 

 
Lender needs to have non-FHA Roster appraisers note that the dwelling meets HUD Handbooks 
4150.2 and 4905.1 to document compliance with this requirement.  One suggested area for this 
comment would be on page 3 of the 1004 in the “Additional Comments” section. (4150.2 indicates 
on page one under “Describe the condition of the property (including needed repairs…which 
is paragraph 16 in this document). 
 
Check with your local Rural Development office to see which repairs, if any require completion. 

 
The following numbers correspond with the numbers on the attached appraisal form. 
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For Use with the Guaranteed Loan Program 

ATTENTION: 



The following numbers correspond with the numbers on the attached appraisal form. 



Subject: 
 
1:  Owner of Public Record: The name of the owner as listed in public records.  
If the seller is not the owner of public record the appraiser must explain. 
 
2: Occupant: Choices are Owner, Tenant, or Vacant 
If “Vacant” is selected then in the “improvements” section under “condition of 
property” the appraiser must note if the utilities were turned off at the time of 
the appraisal.  If any utilities are off at the time of the appraisal, the appraiser 
may condition the appraisal for a satisfactory re-inspection once the utility has 
been turned on.  If there is no re-inspection condition then the appraiser is 
assuming that once the utility is turned on everything will be in working order, 
but they are not guaranteeing utilities/heating/cooling/water heater are in 
working order. 
 
3: “Is the subject property currently offered for sale or has it been offered for 
sale in the twelve months prior to the effective date of this appraisal?” 
This language is in the reference to possible property flipping. 
 
 

Contract: 
 
This section must be completed when the appraisal assignment involves purchase transactions.  FHA requires that the 
appraiser be provided with a complete copy of the ratified sales contract, including all addenda, for the subject property. 
 
4: “I did/did not analyze the contract for sale for the subject purchase transaction. 
Appraiser must explain the results of the analysis, or explain why the analysis was not performed. 
 
5: Enter contract date:  The date all parties have agreed to the terms of, and signed the contract. 
 
6: Sales concessions and down-payment assistance: 
The appraiser will mark the appropriate box indication whether or not there is any further financial assistance (loan 
charges, sales concessions, gift or down-payment assistance, etc) paid by any party on behalf of the borrower.  If 
necessary the appraiser may use the “Additional Comments” section on page 3 or an addendum, and enter the heading 
“Sales Concessions” completing the description. 
 
If the answer is YES, the appraiser is to report the total dollar amount and describe the items to be paid.  If the sale 
involves personal property (e.g. above ground swimming pool, lawn mower, furniture, etc.) it should be identified and 
excluded from the valuation. 
 
Site: 
 
This information provides the description of the land underlying the subject property.  The appraiser will consider all 
aspects of the physical description and reconcile them in the opinion of market value.  This section of the appraisal 
requires the appraiser to consider any adverse site conditions or adverse external factors that may impact value.  The 
site dimensions are required unless a survey or plat is attached and then the dimensions may indicate “See attached (plat 
or survey)”. 
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7: Utilities: “Public” or “Other” will be marked.  If “Other” is marked the 
appraiser will describe. 
 
Mechanical chlorinators or water-flow that decreases noticeably while running 
simultaneous plumbing fixtures will require the appraiser to condition the 
appraisal with a “required inspection”. 
 
Visual inspection of the septic system and surrounding area will be performed.  
If there are obvious or readily observable signs of system failure, the 
appraiser will “require inspection” to ensure that the system is in proper 
working order. 
 
8: Off-site improvements:  Appraisers will indicate the road surface material, 
and whether it is public or private.  Private roads are not acceptable for Rural 
Development financing. 
 
9: Are there any adverse site conditions or external factors (Easements, 
encroachments, environmental conditions, land uses, etc.)? 
 
 

• Site hazards and nuisances: Examples are but not limited to: slush pits, heavy traffic, airport noise, proximity to 
high pressure gas, liquid petroleum pipelines, or other volatile explosive products, high voltage transmission lines, 
transmission towers, excessive hazard from smoke, fumes, odors, and stationary storage tanks containing 
flammable or explosive materials. 

 
• Soil Contamination: Examples include but are not limited to: Pools of liquid, pits, ponds, lagoons, stressed 

vegetation, stained soils, or pavement, drums of odor.  If any of these conditions exist further analysis or testing is 
required.  Note the proximity to dumps, landfills, industrial sites, or other sites that could contain hazardous wastes. 

 
• Grading and Drainage: Examples include but are not limited to: Proper drainage control measures may include 

gutters and downspouts or appropriate grading or landscaping to divert the flow of water away from the 
foundation.  The appraiser will note any standing water near the property that indicates improper drainage.  Any 
required repairs will be noted in the site section of the report. 

 
• Individual Water Supply and Sewage Systems: When the water is private, Rural Development will require water 

testing.  Septic inspection will be required only if the appraiser requires a separate inspection.  If the appraiser 
notes any readily observable deficiencies regarding the septic system they will require a third party inspection. 
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Improvements: 
 
The appraiser will accurately report the conditions observed, and describe any 
needed repairs, or the existence of any functional or external obsolescence. 
 
10: Foundation/Crawl Space: The appraiser will inspect the foundation and 
mark if there is any: 
 
Evidence of Infestation which included not only the house but also other 
structures within the legal boundaries of the property.  Is there evidence of 
wood boring insects?  Termite inspections are mandatory whenever there is 
evidence of decay, pest infestation, or suspicious damage. 
 
Evidence of Dampness:  The appraiser will examine the foundation/basement 
for dampness or readily observable evidence of water damage.  Signs of past 
water problems may include efflorescence, mold, mildew, or stains in walls or 
mechanical equipment.  The basement or crawl space area must not have 
excessive dampness or pooling of water.  Sump pump installation or additional 
cross-ventilation may be necessary.  Vapor barriers may be required in crawl 
spaces if moisture problems are evident.  If any of these inadequacies exist, 

the appraisal will be “subject to repairs” or “subject to inspection” to determine the source of problem and corrective 
measures necessary by a qualified party. 
 
Evidence of Settlement:  The appraiser will examine the foundation for readily observable evidence of settlement.  
Hairline cracks are common, however horizontal cracks, bulging walls, or separation of sill plate from top of foundation 
wall are critical and require inspection. 
 
11: Mechanical Systems:  The appraiser will examine mechanical, plumbing, and electrical systems to ensure that they 
are in proper working order.  This examination consists only of turning on the applicable systems and observing their 
performance.  Electrical, plumbing, and/or heating certifications may be called for by the appraiser when he/she cannot 
determine if one or all of these systems are working properly. 
 

• Heating: FWA (Forced Warm Air), HWBB (Hot Water Baseboard), Radiant, or “Other”.  If “Other” is 
marked provide a brief description, e.g. (electric baseboard). 

 
• Water Heater: Tested by turning on the hot water and checking the temperature. 
 
• Cooling: Central Air Conditioning, Individual, or “Other”.  If “Other” please describe, e.g. permanently 

affixed fans, zoned air-conditioning, etc. 
 

• What will the appraiser be looking for in heating/cooling? 
1. Turn the system on for functionality 
2. Are there unusual noises? Are odors or smoke emitted? 
3. Are holes or deterioration present in the unit? 
4. Does the unit turn off at the set temperature? 
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12: Exterior Description:  Roof Surface:  The appraiser will enter the material 
type and rate the observed condition.  The appraiser will view the roof from 
ground level to determine if the integrity of the roof is sufficient.  The 
appraiser will note of there is any evidence of deterioration of roofing 
materials (missing tiles, shingles, flashing).  Worn cupped, or curling materials 
are considered to be deteriorated.  If the roof is otherwise unobservable, the 
appraiser will look for telltale signs of roof problems on the interior, e.g. water 
stains on the ceiling of rooms and closets. 
 
13: Gutters and Downspouts:  Rural Development requires gutters, 
downspouts, downspout extenders, splash blocks when noted in the appraisal 
or inspection that they are necessary to divert water away from the foundation. 
 
14: Attic:  The attic must be entered, at a minimum, by head and shoulders.  
The appraiser will observe the interior roofing for insulation, deficient 
materials, leaks, or readily observable evidence of water damage, structural 
problems, previous fire damage, FRT sheathing, exposed or frayed wiring, and 
adequate ventilation by vent, fan, or window.  If any of these problems exist 
condition the appraisal on their repair and prepare the appraisal “subject to 
repairs” and/or “subject to inspection”. 

 
• Rural Development has a thermal standard of R-38 (12 inches) in Wyoming.  The attic inspection will 

usually determine if the home meets this thermal standard.  If no attic access is available a thermal 
waiver may be requested from your local Rural Development office. 

 
15: Amenities: In-ground pools:  Rural Development will need to issue a waiver for any property that has an in-ground 
pool.  Please submit your completed appraisal to your local Rural Development office as soon as possible to ensure if a 
property will qualify for a waiver.  Above ground pools are considered personal property and have no effect on a 
property qualifying for guaranteed financing, and are not to be valued. 
 
16: “Describe the condition of the property (including needed repairs, deterioration, renovations, remodeling, etc.). 
The appraiser will describe any physical deterioration and/or functional or external depreciation noted in or on the 
property.  A description of needed repairs for the property to meet FHA property standards will also be listed.  The 
appraisal will be conditioned “subject to repairs”. 
 
17: “Are there any physical deficiencies or adverse conditions that affect the livability, soundness, or structural integrity 
of the property?” Yes or No 
 
A “yes” response requires an explanation, and if necessary, condition the appraisal on the “repair or alteration of the 
condition” or a “required inspection” by appropriately qualified individuals or entities, which may include professional 
engineers or tradespersons. 
 

• Lead Based Paint: Correction may be required on interior/exterior such as: walls, stairs, decks, porch railings, 
windows, or doorframes that me be chipping, flaking, or peeling.  Affected areas will be noted in this section. 

• Site hazards, roof problems, mechanical, plumbing, electrical system defects, as well as other health or safety 
deficiencies may be listed under this section. 
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Sales Comparison Approach: 
 
18: Value Adjustments: Sale of Financing Concessions: The appraiser will 
report the type of financing (FHA, RD, VA, Conventional, etc.) and amount of 
sales concession for each comparable sale listed.  The appraiser is required to 
make market-based adjustments to the comparable sales for any sales or 
financing concessions that may have affected the sales price.  The adjustment 
for such affected comparable sales must reflect the difference between the 
sales price with the sales concessions and what the property would have sold 
for without the concessions. 
 
19: Energy Efficient Items: Storm windows and doors, solar installations, 
replacement windows, etc.  Enter an adjustment for differences if warranted. 
 
20: Adjustments (Total): (+) or (-) will indicate if the total net adjustments will 
increase or decrease the value and show how much.  The appraiser should 
explain any adjustments that appear to be excessive. Gross Adjustments also 
need to be shown and should be explained if they are excessive. 
 

21: Indicated Value by Sales Comparison Approach:  Enter the indicated Value 
 
Reconciliation: 
 
If there is insufficient space in the reconciliation section to list and describe any “repairs, alterations or required 
inspections” noted, then the appraiser is instructed to insert a reference in the reconciliation section “see Additional 
Comments section on the next page” and list and describe the items under the heading “Repairs, Alterations, Required 
Inspections”.  If necessary, due to space limitations use an addendum with same heading. 
 
22: THIS APPRAISAL IS MADE: 
 

“AS-IS”:  There is/are no repair(s), alteration(s) or required inspection condition(s) noted. 
 
“PER PLAN & SPECS”:  The appraisal involves proposed construction or the property is under construction and 
less than 90% complete. 
 
“SUBJECT TO REPAIRS OR ALTERATIONS”:  An existing house that needs repair to protect the health and 
safety of the occupants, protect the security of the property, or correct physical deficiencies or conditions affecting 
the structural integrity. 
 
“SUBJECT TO REQUIRED INSPECTION”:  Inspections may be needed to certify the condition and/or status of a 
mechanical or structural element of the property, protect the health and safety of the occupants, or protect the 
security of the property. 

 
23: Opinion of Market Value: The final opinion of market value will be listed on this line. 
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Additional Comments: 
 
24: These comment lines provide additional space for the appraiser to fully 
describe any item, area or condition where the commentary exceeds the space 
provided in other sections of the report.  THERMAL STANDARD/HUD 
HANDBOOKS 4150.2 and 4905.1 references may be listed in this section. 
 
Cost Approach: 
 
Rural Development requires the cost approach ONLY when the dwelling is 
proposed construction or less than one year old OR the appraiser believes 
that the cost approach is needed as an indicator of value. 
 
25: Estimated Remaining Economic Life: 4150.2 p. D-35 requires this for all 
FHA appraisals when the cost approach is not completed.  An explanation is 
required if the remaining economic life is less than 30 years.  It is also 
required for RD loans as well. 
 
26: Opinion of Site Value: This line must be completed for Rural 
Development so that a modest site determination can be determined. 

 
 
On the following addenda page, be sure that: 
1. Rural Development is also listed as intended user 
2. The source for the Definition of M***** V***** must also be included, per USPAP. 
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and Rural Development 

Source of Definition:   







 GUARANTEED RURAL HOUSING  
CERTIFICATION OF INSPECTION FOR EXISTING DWELLING 

  
Applicant's Name__________________________________ Property Address_______________________ 
  
Lender's Name____________________________________ Lender's Address________________________   

This checklist can be used for an initial assessment of an existing dwelling. Check "Yes" or "No" to in-
dicate whether each element is in satisfactory condition.  

  YES NO Comments 
1. Streets. The site is accessible from a hard surfaced or all weather road in 

compliance with local requirements. 
     

2. Walks and Driveway. The driveway is adequate. The walks pose no safety 
hazard. 

     

3. Utilities. The house has adequate, safe, dependable utilities with sufficient 
easements. 

      

4. Foundation. The foundation is sound, with no evidence of subsidence and with no 
cracks, or evidence of moisture intrusion into basements, slabs, or crawlspaces. 
The grade at the foundation provides positive drainage away from the house. 

      

5. Exterior Walls. Exterior walls do not exhibit signs of structural fatigue, failure, or 
excessive bowing. The siding is free of any rot or paint that is loose, peeling, 
chipping, scaling, or cracking. Vinyl or aluminum siding is free of mildew. Brick 
or stone veneer is sound and exhibits no displacement. 

      

6. Exterior Doors and Trim. All exterior doors, including sliding doors have 
functional locks. All exterior doors are in good repair, including hardware. 

      

7. Garages. The garage is in sound condition with no obvious defects. The garage 
door is functional. 

      

8. Porches/Decks. The porches/decks are sound with no deterioration.       
9. Roof. The roof is free of leaks.       
10. Gutters and Downspouts. The gutters and downspouts are installed properly with 

splash blocks at the end of each downspout. 
      

11. Framing. Floor, sub flooring, ceiling joists, and partition framing are sound and 
exhibit no structural deficiencies. 

      

12. Interior Walls and Ceilings. The walls and ceilings exhibit no bowing, sagging, 
or obvious structural defects. 

      

13. Interior Doors and Trim. The doors are free of serious damage. Trim is sound, 
with no broken or missing pieces. 

      

14. Windows. The windows are functional and adequate. There is no loss of glazing 
compound, and all windows are lockable. Bedroom windows meet egress 
requirements. 

      

15. Floor Covering. The floor covering does not present a safety hazard.       
16. Cabinets and Vanity. The kitchen cabinets and counter tops are sound, with 

functional doors and drawers. The bathroom vanity is sound, with functional doors 
and drawers. 

      

17. Stairs. All stairs are sound and exhibit no structural deficiencies.       
18. Plumbing. The plumbing is functional and adequate.       
19. Heating and Air Conditioning. The heating and air conditioning, including 

exhaust fans, are functional and adequate. 
      

20. Electric Wiring. The electrical components are functional and adequate.       
21. Meets RD Thermal Standards. Meets RD Instruction 1924-A, Exhibit D 

requirements. If not, note whether similar heating/cooling costs might justify a 
waiver in the comments section. 

      

22. Sump Pumps. All sump pumps are functional and in compliance with local 
regulations. 

      

23. HUD Handbook. Property meets requirements of HUD Handbooks 4905.1 and 
4150.2 

      

24. Smoke Detectors. Smoke Detectors are functional       




